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Camden Downtown Master Plan

• What?

• Why?

• Where?

• Who?

• When?
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Camden Downtown Master Plan

• What?

– Business plan

– Roadmap for continued success

– Focus on the heartbeat of a community
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Camden Downtown Master Plan

• Why?

– Ensure the vibrancy continues

– Identifies opportunities for improvements

– Addresses challenges

– Improves access to grants
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Camden Downtown Master Plan

• Where?

– Yacht club

– Stop „n Go

– Knox Mill

– Library

– Wayfarer/Steamboat Landing

– Align with Downtown TIF
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Project Area
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Camden Downtown Master Plan

• Who?

– Town of Camden staff

– Community & Economic Development 

Advisory Committee

– Camden Downtown Business Group 

Executive Board

– Penobscot Bay Regional Chamber of 

Commerce

– Lachman Architects & Planners team

– YOU!!
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Camden Downtown Master Plan

• When?

– Funds approved – 09/20/2011

– RFQ issued – 09/21/2011

– Contract signed – 11/16/2011

– Work group meetings held

– Community meeting – 01/26/2012

– Other meetings TBD

– Plan completed – 03/30/2012

– Present to Select Board - TBD
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Forum #1 Agenda
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Part 1  Information – Laying the Foundation (15 min, 6:40 – 6:55)

 Background & Purpose of the Master 

Plan – What, Why, Where & Who (BH)

 Approach (DL)

 Questions (All)

Part 2  Large Group Feedback
What Are Your Top Concerns & Top Hopes? (15 min, 6:55 – 7:10)

Part 3  Information – Activity To Date (30 min, 7:10 – 7:40)

 Buildings (DL) (5 min)

 Economics (RL) (5 min)

 Streetscapes for Pedestrians & Vehicles (RSL) (10 min)

 Questions (10 min)

Part 4  Small Group Feedback
What Do You Think? (45 min, 7:40 – 8:25)

 Move to Small Group, Settle & Intros (10 min)

 Small Group discussion (20 min)

 Back to original seats (5 min)

 Report back to learn trends (10 min)

Part 5  Next Steps & Wrap Up (5 min, 8:25 – 8:30)
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Challenges 

& 

Opportunities
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The Team - Who We Are & What We Do

Econ

Buildings

Streets

Master 

Planning
Funding

Leverage 

$ Public Grants

$ Private Invest

$ Tax Credits

$ Energy Grants

Denis Lachman 
w/ Megan Cullen

Regina 

Leonard 
w/ Mike 

Sabatini

Rodney 

Lynch

Financial 

Modeling 

Test

• Scenarios

• Sources & Uses

• Pro Formas

• Operating Costs

Projects! 

Implement

• Design

• Construction



Denis Lachman  - Rodney Lynch  - Regina Leonard - Mike Sabatini
11

Example 

Project
CDBG

Streetscape 

Thomaston 
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Example Project - Signage & Wayfinding Waldoboro

KEY

INFORMATIONAL SIGN

PUBLIC PARKING -

ENTRANCE SIGN

DIRECTIONAL SIGN

TRAIL SIGN
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Example 

Project 
Signage, 

Parks & Trails
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Example Projects

Thorndike Rehab - Rockland 

Union Hall - Rockport Rockland CDBG Façade Program Waldoboro Downtown Master Plan

Norway Opera House
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• code compliance for existing 

buildings such as elevators, 

stairs, life safety systems, etc 

that are installed within the 

existing building

• interior items such as walls, 

partitions, floors, ceilings, 

permanent coverings, central air 

conditioning or heating, plumbing

• exterior items such as windows, 

doors, storefronts and masonry

Dollars and Sense with 

Rehabilitation Incentives

Steps to Success 

for Property 

Owners
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Nov & Dec Jan Feb March

Camden Master Plan Approach

Team

Background  

+ Develop 

Concepts

Forum #1 1/26

What Do 

You Think?

Team + 

Work

Group
1/11

Review & 

Feedback

Info
Feed

back

Team +

Work

Group
2/21

Revise & 

Synthesize

Forum #2 3/14

Did We 

Hear You?

Info
Feed

back

Team +

Work

Group
3/27

Revise & 

Synthesize

Selectboard

Approval!

Info
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Forum #1 Agenda
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Part 1  Information – Laying the Foundation (15 min, 6:40 – 6:55)

 Background & Purpose of the Master 

Plan – What, Why, Where & Who (BH)

 Approach (DL)

 Questions (All)

Part 2  Large Group Feedback
What Are Your Top Concerns & Top Hopes? (15 min, 6:55 – 7:10)

Part 3  Information – Activity To Date (30 min, 7:10 – 7:40)

 Buildings (DL) (5 min)

 Economics (RL) (5 min)

 Streetscapes for Pedestrians & Vehicles (RSL) (10 min)

 Questions (10 min)

Part 4  Small Group Feedback
What Do You Think? (45 min, 7:40 – 8:25)

 Move to Small Group, Settle & Intros (10 min)

 Small Group discussion (20 min)

 Back to original seats (5 min)

 Report back to learn trends (10 min)

Part 5  Next Steps & Wrap Up (5 min, 8:25 – 8:30)



Denis Lachman  - Rodney Lynch  - Regina Leonard - Mike Sabatini

Forum #1 Agenda
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 Economics (RL) (5 min)

 Streetscapes for Pedestrians & Vehicles (RSL) (10 min)

 Questions (10 min)

Part 4  Small Group Feedback
What Do You Think? (45 min, 7:40 – 8:25)

 Move to Small Group, Settle & Intros (10 min)

 Small Group discussion (20 min)

 Back to original seats (5 min)

 Report back to learn trends (10 min)

Part 5  Next Steps & Wrap Up (5 min, 8:25 – 8:30)
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Nov Dec Jan Feb March

Buildings

Economics

Streetscape

Meetings

Work Plan

Inventory

Interviews & Analysis

Engineering & 

Assessment Concept Design

Feedback

Feedback

Feedback
Concept 

Development

Recommendations 

& Feedback

Synthesize Report

Synthesize 

& Report

Synthesize & 

Report

Work 

#1  11/22

Work 

#2  1/11

DT Bus & 

Chamber 

12/1

CEDAC

12/12

DT Bus & 

Chamber 

1/05

CEDAC

1/09

Work 

#3  2/21

Forum 

#1  1/26

Forum 

#2  3/14

Final

Work

#4  3/27
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Buildings – Example Inventory Data

Total Net or 

Leasable sf

1st Flr sf 1st Flr Use & 

Comments

1st Flr # Persons 

Employed

Job Type

971,284 445,525 t.b.d.

Total Net or 

Leasable sf

Total 1st 

Flr sf

Total 1st Flr # 

Persons Employed
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Buildings –
Example Inventory Data
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Buildings – Example Inventory Photos



Denis Lachman  - Rodney Lynch  - Regina Leonard - Mike Sabatini
23

Economics –
The Master Plan Builds 

on Past Efforts
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Economics – Interviews & Concept

Introduction

Between the periods November 3, 2011 to January 12, 2012 one-on-one 

interviews were conducted with Downtown Businesses, merchants, business 

groups, property owners, Town committees and the Chamber for the purpose of 

identifying the economic development issues facing the Downtown. The results of 

the interviews have been categorized and summarized in the following themes: 

Concept of Greater Downtown than just Main and Elm Streets

• Camden as a Campus

• Off-Main Street parking in regards to finding it and parking garage

• Signage to get people off Main and Elm Streets to side streets

• Knox Mill and its integration into the Downtown

• Integration of the Megunticook River into the Downtown
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Economics –
Trends & Challenges

Economic Trends 

• Camden developing its own direction 

different from other communities 

• Primarily tourist and service economy 

spinning off other business 

• More people coming to Downtown and to 

the area as visitors or residents 

• Emphasis on small businesses 

• Center for Maine and regionally produced 

products and goods 

• Brain immigration with talented older and 

retirees moving to Midcoast

• Town‟s Quality of Life focus

Economic Challenges

• More people coming to Downtown and 

to the area as visitors or residents

• Older building and high maintenance 

costs 

• Rents and competition with lower 

rents in other communities 

• Office space wired with modern 

technology 

• Need for more younger people visiting 

the area
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Streetscape – Planning & Design

GENERAL PROJECT APPROACH

RESEARCH & 
REVIEW

Build a solid 
foundational 

understanding of the 
town, its resources and 

needs.

INVENTORY & 
ASSESSMENT OF 

PUBLIC 
INFRASTRUCTURE

Assess sidewalks, 
streetscape, circulation 

patterns, pedestrian 
safety, public spaces

PLANNING & 
DESIGN

Create goals and 
objectives for the 

downtown 
improvements.  

Understand constraints. 
Define opportunities. 
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LEVERAGE CAMDEN‟S QUALTITY OF LIFE TO ATTRACT AND RETAIN 
WORKFORCE.

•Preserve and enhance physical and visual connections to natural resources.

•Enhance opportunities for outdoor recreation

•Reinforce collective  unique identity and sense of place

•Source: Economic Development Analysis & Action Plan, 2011

MAINTAIN AND PRESERVE THE PRESENT COMMUNITY BALANCE AND 
SENSE OF PLACE. 

Riverwalk along the Megunticook River represents a key element in the eco-tourism/visitor 
experience and moving visitors off Main street to other downtown areas

•Maintain harbor as a high end tourism attraction

•Expand and enhance pedestrian and sidewalk space while creating traffic calming

• Improve neighborhood connectivity which includes improvements in sidewalks, trails and 
bikeway. Implement Bike and Pedestrian Master Plan.

•Source: Strategic Economic Development Action Plan, 2011

ENHANCE QUALITY OF LIFE BY PROVIDING OPPORTUNITIES FOR 
RECREATION.

•Enhance community character through the planting of street trees, roadside landscaping and 
the preservation of open space and views

•Design roads to encourage slower speeds

• Increase access for bicyclists, pedestrians and non-motorists

•Source: Bicycle and Pedestrian Master Plan, 2007

GUIDING PRINCIPLES & GOALS
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INVENTORY & ASSESSMENT

MAJOR ISSUES & CONSIDERATIONS

IMAGE SOURCE: http://blog.thoughtforms-corp.com/files/2010/12/amazingme-camden

PARKING. 

Make parking spaces easier to find with 

improved signage

TRAFFIC. 

Calm traffic, promote side street activity.

SIGNAGE. 

Improve directional and informational signage

BEST USE OF TOWN PROPERTIES. 
Consider Town Office, Chamber of 
Commerce, Public Landing, on-street parking 
spaces

Source: Camden Downtown Working Group, 2011
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INVENTORY & ASSESSMENT

OTHER CONSIDERATION

PEDESTRIANS. 

Improve walkability: safe crossings and 
routes, connectivity, pedestrian environment.

IMAGE SOURCE: http://holeinthedonut.comIMAGE SOURCE:  Regina Leonard, RLA
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CONCEPT DIAGRAM - STRATEGY

GATEWAY INTERSECTION
IMPROVE ARRIVAL ZONE & 

PEDESTRIAN ACCOMODATIONS; 

CLARIFY VEHICULAR ROUTES; 

SIGNAGE

GATEWAY INTERSECTION;
IMPROVE ARRIVAL ZONE & 

PEDESTRIAN ACCOMODATIONS; 

CLARIFY VEHICULAR ROUTES; 

SIGNAGE

DOWNTOWN CENTER “HUB” 
RECONFIGURE INTERSECTION(S), 

STARTING WITH MECHANIC 

STREET: 

CLARIFY VEHICULAR 

CIRCULATION, ACCOMMODATE 

PEDESTRIANS, SIGNAGE, 

STREETSCAPE AMENITIES
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CONCEPT DIAGRAM - STRATEGY

RIVERWALK  & HARBORWALK 

CONNECTIONS
CAPITALIZE ON CAMDEN‟S NATURAL, 

SCENIC, HISTORIC AND RECREATION 

RESOURCES

ENHANCE DOWNTOWN LINKS

PROVIDE LINKS TO DOWNTOWN PARK 

AND OPEN SPACES
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CONCEPT DIAGRAM - STRATEGY

INCORPORATE DIRECTIONAL 

SIGNAGE ALONG SPECIFICED ROUTES

UPDATE PEDESTRIAN LINKS AND 

STREETSCAPE AMENITIES

INVESTIGATE SHARED USE PARKING 

OPPORTUNITIES

ENHANCE LINKS TO PUBLIC 

PARKING LOTS 
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CONCEPT DIAGRAM - STRATEGY

ENHANCE LINKS TO 

RECREATIONAL AND REGIONAL 

DESTINATIONS
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CONCEPT DIAGRAM – COMPREHENSIVE STRATEGY
GATEWAY INTERSECTIONS

IMPROVE ARRIVAL ZONE & PEDESTRIAN 

ACCOMODATIONS; CLARIFY VEHICULAR 

ROUTES; SIGNAGE

DOWNTOWN CENTER “HUB” 
RECONFIGURE INTERSECTION(S), 

STARTING WITH MECHANIC STREET: 

CLARIFY VEHICULAR CIRCULATION, 

ACCOMMODATE PEDESTRIANS, 

SIGNAGE, STREETSCAPE AMENITIES

ENHANCE LINKS TO PUBLIC 

PARKING LOTS 

UPDATE PEDESTRIAN ROUTES 

AND STREETSCAPE AMENITIES

INCORPORATE DIRECTIONAL 

SIGNAGE ALONG SPECIFICED 

ROUTES

INVESTIGATE SHARED USE 

PARKING OPPORTUNITIES

RIVERWALK  & HARBORWALK 

CONNECTIONS

CAPITALIZE ON CAMDEN‟S NATURAL, 

SCENIC, HISTORIC AND RECREATION 

RESOURCES

INTEGRATE RIVERWALK & 

HARBORWALK INTO DOWNTOWN

PROVIDE CONNECTIONS TO 

DOWNTOWN PARK AND OPEN SPACES

ENHANCE LINKS TO RECREATIONAL 

AND REGIONAL DESTINATIONS
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Part 1  Information – Laying the Foundation (15 min, 6:40 – 6:55)

 Background & Purpose of the Master 

Plan – What, Why, Where & Who (BH)

 Approach (DL)

 Questions (All)

Part 2  Large Group Feedback
What Are Your Top Concerns & Top Hopes? (15 min, 6:55 – 7:10)

Part 3  Information – Activity To Date (30 min, 7:10 – 7:40)

 Buildings (DL) (5 min)

 Economics (RL) (5 min)

 Streetscapes for Pedestrians & Vehicles (RSL) (10 min)

 Questions (10 min)

Part 4  Small Group Feedback
What Do You Think? (45 min, 7:40 – 8:25)

 Move to Small Group, Settle & Intros (10 min)

 Small Group discussion (20 min)

 Back to original seats (5 min)

 Report back to learn trends (10 min)

Part 5  Next Steps & Wrap Up (5 min, 8:25 – 8:30)
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Small Group 

Discussion

36

Purpose

 The pulse of the community.

 Informal discussion to exchange 

thoughts & gather feedback. 

No decisions will be made!!!

Step 1 - Find Your Discussion 

Group, Move & Settle (10 min)

 If you didn‟t get a  number, get one now.

 If your group is too small (< 3), find and 

join another.

 If your group is too large (> 6), find and 

join another.
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Small Group Instructions
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Step 2 – Small Group Discussion

 Facilitators (strictly NEUTRAL) 

 Informal Open Discussion (15 min)

 Record Thoughts

 5  min reminder Bell

 Select a Spokesperson (not the facilitator!) 

& Select Top Thoughts (5 min)

Step 3 - Return to Original Seat (5 min)

Step 4 - Spokespersons Reports (10 min)

 Learn trends
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Part 1  Information – Laying the Foundation (15 min, 6:40 – 6:55)

 Background & Purpose of the Master 

Plan – What, Why, Where & Who (BH)

 Approach (DL)

 Questions (All)

Part 2  Large Group Feedback
What Are Your Top Concerns & Top Hopes? (15 min, 6:55 – 7:10)

Part 3  Information – Activity To Date (30 min, 7:10 – 7:40)

 Buildings (DL) (5 min)

 Economics (RL) (5 min)

 Streetscapes for Pedestrians & Vehicles (RSL) (10 min)

 Questions (10 min)

Part 4  Small Group Feedback
What Do You Think? (45 min, 7:40 – 8:25)

 Move to Small Group, Settle & Intros (10 min)

 Small Group discussion (20 min)

 Back to original seats (5 min)

 Report back to learn trends (10 min)

Part 5  Next Steps & Wrap Up (5 min, 8:25 – 8:30)
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Nov & Dec Jan Feb March

Master Plan Approach

Team

Background  

+ Develop 

Concepts

Forum #1 1/26

What Do 

You Think?

Work

Group
1/11

Review & 

Feedback

Info
Feed

back

Work

Group
2/21

Revise & 

Synthesize

Forum #2 3/14

Did We 

Hear You?

Info
Feed

back

Work

Group
3/27

Revise & 

Synthesize

Select Board

Approval!

Info
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Camden 

Downtown 

Master Plan
Community Forum #1  

Camden Opera House
January 26, 2012

Where the 

Mountains 

Meet the Sea


